TIOGA COMMUNITY HOUSING FINAL SUBSEQUENT EIR

=

SCTIOI\B
MITIGATION MONITORING & REPORTING PROGRAM

6.1 CEQA BASIS

CEQA Guidelines §15091(d) requires lead agencies to adopt a program for repontitanivoring the changes it has made

in a project or made a condition of project approval to avoid or substantially lessen significant environmental effes. The
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§15126.4 describes how mitigation measures are to be addressed in environmental documents. Key elements of these
requirements include:

1. ATTRIBUTION: The discussion of mitigation measures must distinguish between measures thiatpreed by the
project applicant, and other measures proposed by the lead agency or responsible or trustee agencies, or other
relevant entities.

2. EFFECTIVENESS: Mitigation measures must be considered reasonably capable of reducing adverse impacts, and
measures are to be provided for each significant effect identified in the environmental document.

3. SIGNIFICANT EFFECTS ONLY: Mitigation is not required for impacts found to be less than significant. Where several
measures are available, the EIR should discine basis for selecting a particular measure.

4. NO DEFERRAL: Mitigation measures must be formulated as part of the environmental review and may not be

deferred until a future time; however, the specific details of a mitigation measure may be devetd@ethter stage

if necessary, provided the lead agency commits to the measures, adopts performance standards to be met, and

identifies the type of actions that will meet adopted standards.

SECONDARY IMPACTS: If a mitigation measure would cause imjpadts own right, those impacts must be

disclosed and analyzed though in less detail than significant effects of the project.

ENFORCEABILITY: The measures must be fully enforceable through legally binding instruments.

NEXUS: There must be an essentiakns between the mitigation and a legitimate governmental interest.

PROPORTIONALITY: The mitigation measure must be roughly proportional to the impacts of the project.

LEGALITY: If a measure cannot be legally imposed, it need not be discussed or analyzed

o
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CEQA Guidelines 815091 describes the relationship between project approvals and the mitigation of identified significant
effects. This process requires the lead agency to make written findings, supported by substantial evidence, for each of the
significant effects of a project, accompanied by a brief discussion of the basis for each finding. Possible findings include:

a) CHANGES HAVE BEEN MADE: Changes have been incorporated into the project that will avoid or substantially lessen
the significant impacts identified in the environmental document.

b) CHANGES ARE THE RESPONSIBILITY OF ANOTHER AGENCY: The identified mitigation is the responsibility o
another public agency and not the lead agency, and the measure can and should be adopteddtlzer agency.
Note that this finding may not be made where the Lead Agency (in this case, Mono County) has concurrent jurisdiction
with another agency to deal with the identified feasible measures or alternatives.

c) CHANGES ARE NOT FEASIBLE: The idedtihitigation measure or alternative is not feasible due to specific
economic, legal, social, technological or other considerations.

6.2 FINAL SUBSEQUENT EIR MODIFICATIONS

In compliance with requirements of CEQA Guidelines 815091 and 8§15126.4, this sectipiles mitigation measures
developed through the Final Subsequent EIR.response to comments received during FSEIR preparation, this Mitigation
Monitoring and ReportingProgram incorporates many changed mitigation requirements including new, amended and
ARA1T AOAA 1 AAOOOAOS 11T OAOEOETT O AOA OEI x1 ET O4O0AddE #E/
for use by Mono County following Board Supervisors decisions regarding certification of this Final EIR.
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With one exception pertaining to FAZgll mitigation measures herein will be enforced by Mono County, and all (including FAA)
are compiled into a single Tablel7 This FSEIR deletesetiMitigation Measures presented in DSEIR Table2 185 the
responsibility of other agencies (with the exception of FAA), and also deletes the recommended Mitigation Measures that were
presented in DSEIR Table-30 None of thenitigation measuresn this FSEIRre considered infeasible.

6.3 MITIGATION MONITORING AND REPORTING OVERVIEW

It is anticipated that the compilation of mitigation measures for the Tioga Workforce Housing Project may change as a result
of comments receivethrough the agency and public review process and/or through modifications recommended by the Mono
County Planning Commission and/or adopted by the Mono County Board of Supervisors. Following completion of the Final
Subsequent EIR, and before consideritgif Al BOT EAAO APPOI OATh -1T1T71T #1061 OU xEI
written findings for each of the significant project effects. Each findings will be accompanied by a brief explanatien of t
rationale for the finding consistent with CEQ&uidelines 15091 (as described above in 810.0. As part of the Findings, Mono
County will adopt a program (i.e., The Mitigation Monitoring and Reporting Program) for reporting on or monitoring the
enforceable changes that it has required in the projecinaide a condition of project approval in order to avoid or lessen the
identified environmental impacts. Mono County will be required to specify the location and custodian of all documents that
comprise the full record of proceedings upon which the Boaielo3 ODAOOEOT 008 AAAEOEIT EO 1 AA.
Draft SEIR, comments on the Draft SEIR, responses to comments, the Final EIR, the Findings, the Mitigation Monitoring and
Reporting Program and, if adopted, the Statement of Overriding §ldarations.

6.4 STATEMENT OF OVERRIDING CONSIDERATIONS

As part of the determination whether to approve a project, CEQA Guidelines 815093 requires the decision making body to
balance the benefits of a project (including local, regiide or statewide economic, legal, social, technological or other
benefits) aginst the unavoidable significant environmental impacts and risks of that project. If the specific benefits are found
to outweigh the unavoidable adverse environmental impacts, the adverse environmental impacts may be considered
OAAAA D OA Aihlr8tie lead agendy ApprdvEs aproject with significant unavoidable adverse impacts, the agency must
state in writing the specific reasons that support its action based on substantial evidence in the Final EIR and/or other
information in the full recordThe Statement of Overriding Considerations is included in the record of the project approval, and
mentioned in the Notice of Determination. The Statement of Overriding Considerations is included with (and may not
substitute for) the written Findings.

6.5 RESPONSIBLE AGENCY, REGULATORY AND CODE COMPLIANCE STANDARDS

If approved by the Mono County Board of Supervisors, the project will be required to comply with the requirements of all
Responsible and Trustee agencies with permit authority; these aigsnare anticipated to include the Lahont&egional

Water Quality Control Board, the SWRCB Division of Drinking Water, Caltrans, the California Dept. of Fish and Wildlife, the
California Department of Forestry, Mono County Dept. of Environmental Heattb, \ining Fire Protection District, and the
FAA.. These agenciesay impose conditions of permit approvals in addition to the Mitigation Measures contained in this
EIR. The agencies with permit authority are normally responsible for ensuring compliatihceonditions of approval.

The project will also be subject to a number of uniform code requirements and standard conditions of approval, many of which
have been established to safeguard environmental resources, and/or to promulgate environmeaitabga objectives. If the
proposed project is approved, compliance with these measures will be mandatory (not discretionary). As such, these measures
do not conform to the strict definition of mitigationAlthough regulatory standards and codes are generally incorporated

into this mitigation program, the County will be required to ensure that the project is in full compliance with all relevant
requirements.

1FAA will verify compliance with requirements outlined in the FAA Determination letter dated 12/7/2018, as well as ahyptaed al
FAA requirements that magpply to the Tioga Specific Plan Amendment #3 and appurtenant structures on the project site.
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TABLE6-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

GEOLOGY AND SOILS

GEO
5.1(a1)

Soils: Site specific soils reports with appropriate recommendations for proposed improvements shall be made
time that improvements are being designed.

Prior to issuance of Grading and/
Building Permits by Mono County

GEO
5.1(a2)

Debris Flows: Debris flow mitigation (including debris/desilting/retention basins and/or rip rap or other mitigg
measures) shall be used in any canyon or gully areas where structures would be located.

To be included as a condition of approy
in the Grading and/omBuilding Permits
issued by Mono County.

GEO
5.1(a3)

Seismicity: Due tothe projectlocation in a zone of known active faulting, further geotechnical investigations 9
be undertaken if soilemoval andor gradingexposefault traces. This possibility shall lsensidered throughout the
initial construction planning and earthwork phases

To be included as a condition of approv
in the Grading and/or Building Permi
issued by Mono County.

GEO
5.1(b)

Low Impact Development: The Low Impact Development Bes$tormwater Management Practices Program (LI
BMPP)outlined in Mitigation HYDRO 5,2{@) shall be implementedhrough the life of the Tioga Specific Plan.

Tobe included as a condition of approval
in the Grading and/or Building Permits
issued by Mono County.

GEO
5.1(c)

Supplemental Geotechnical Studies: Additional geotechnical studies shall be prepared, prior to Grading an
Building Permits approval, to examine subsurface soil and groundwater conditions on all project areas that w
analyzed as part of the 1993 Final EIR. Areas to be studiddhslaaminimum include land underlying the workfor
housing project, the propane tank storage area, the proposed site of the new water storage tank, and all are

would be newly impacted by the proposed septic and wastewater treatment system moaiitiinsa

To be included as a condition of approv
in the Grading and/or Building Permi
issued by Mono County.

HYDROLOGY AND WATER QUALITY

HYDRGC
5.2(a1)

Slope Restoration and Monitoring: The ShrublandRevegetation Plarrequirements outlined in MitigatiorBIO
5.3(al) shall beincluded as a condition of approval in the building permit issued by Mono Courtyposes of the
revegetation plan are to control erosion, reduce offsite runoff flow, control weeks, sequesteortabhance aesthetic
values and to provide forage and shelter for wildlife

To be included as a condition of approv
in the building permit issued by Mon
County. County to oversee monitorin
results, and plan changes if and as need

HYDRQ
5.2(a2)

Buffer Zone and Exclusion FencingBuffer areas shall be identified and exclusion fencing shall be installed to pr
surface water resources outside of the project area, and to prevent unauthorized vehicles or equipment from e
or otherwise disturbing surface waters outside the project area. Construction equipment shall be required

existing roadways to the extent possible.

To be included as a condition of approyv
in the Grading and/or Building Permi
issued by Mono County.
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TABLEG-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

HYDRO
5.2(a3)

Minimal Vegetation Clearing: Vegetation clearing shall be kept to a minimum. Where feasible, existing vegets
shall be mowed so thaafter construction, the vegetation can reestablish more quickly and thereby help mitigate
potential for storm water impacts.

To be included as a condition of approv
in the Grading and/or Building Permi
issued by Mono County.

HYDRO
5.2(ax4)

Spill Prevention and Response:The Spilland Leak Best Management Practices Program outlined in Mitigal
HYDRO 5.2(&) shall be implemented through the life of the TiogaeSific Plan. The purpose of Spill and Lg
Mitigation HYDRO 5.2(&) is to prevent hazardous materials spills andnioimize the discharge of pollutants fron
unplanned releaseshrough appropriate recognition and response procedures.

Plan to be filed with and approved by L¢
Vining FPD and CalFire prior to Buildi
and/or Grading permit issuance for ne
gas pumps and propane tanks.

HYDRG
5.2(a5)

Onsite Storm Flow Retention: A comprehensive drainage study shall developed which includes all phases of t
project and implements the Low Impact Development Standards outlined in GEO 5.2{h)e project shall
incorporate features to remove sediment from stormwater before it is discharged from the site. The project
retain runoff from new impervious surfaces, and surfaces disturbed during construction. Retention shall be ag
by directirg runoff to drywells or landscaped areas that provide infiltration. Sediment removal and retention sys
shall be designed to accommodate all runoff resulting from ay2@r storm event of -hour duration. It must be
demonstrated that the stormwater sstem is designed in such a way that when the retention capacity is excee
runoff leaves the site in keeping with pproject drainage patterns, and will not cause the design capacities of
downstream drainage facilities to be exceeded.

Tobe includel as a condition of approval
the Grading and/or Building Permits issy
by Mono County.

HYDRO
5.2(a-6)

Stormwater BMPs In compliance with Mono County General Plan Appendix 825.0&0,dw Impact Development
BestStormwaterManagement Practices Program (LID BMPR)vided hereirshall be implementedhroughout the
life of the Tioga Specific PlafRurposes of LID implementation are to keep polluted runoff water out of the rivers
lakes, use the chemical properties of saild plants to remove pollutants from water, design subdivisions to cl
their own stormwater rather than dumping it into streams or lakes, and preserve the natural water flow of th

Low Impact Development Features of the Tiog&Community Housing Project

NATURAL Onsite flows will be carried in drainage conveyance facilities located along slopes and collecti
DRAINAGE elements will be sited in natural depressions.

CONTROLS

RUNOFF Stormwater runoff will be collected into the new stormwater retention system, which is size
COLLECTION accommodate aconservative infiltration rate of 5 minutes per inch. Treatment will be provideq
AND bioswales located in the landscaped areas of the parking lot. Additional treatment facilities m
TREATMENT provided including placement of oil removal inserts in the inletsa separate oil treatment unit.
ONSITE FLOW Runoff and excess water will be maintained onsite up to the requirege20d storm design
RETENTION standard.

INFILTRATION Use of rock swales & collection features to enhance filtration of pollutants.

RUNOFF Channels and/or swales will be used to create a separate between roads and pedestrian path
SEPARATION

Tobe included as a condition of approva|
the Grading and/or Building Permits. Mo
County Health Department to oversq
BMP implementation
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TABLEG6-1.

TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

ROAD DESIGN Road improvements will be the minimum required for public safety and emergency access, ar

continue to feature traffic calmig features including curvilinear design, low speed limits, posted
turn restrictions, high visibility internal signage

CLUSTER Onsite uses will feature compact design layouts that preserve open space and natural vegetal
DESIGN and minimize energy cds.

VEGETATION Mature vegetation will be preserved, and native bitterbrush vegetation lost to fire will be repla
RETENTION and irrigated until established.

SCREENING The layout of proposed uses, and the design of grading contours, will minimize offsite visibility

construded elements.

WATER USE FOR The project will comply with provisions of the Department of Water Resources Model Water
LANDSCAPING Efficient Landscape Ordinance.

HYDRG
5.2(a7)

Spill and Leak BMP_Plan The Spill and LealBMPPlanbelow shallbe incorporated into and approved as part

the Board Order for the package wastewater treatment plant (WWTP). Thegilali comply with all applicablg
requirements of the Lahontan Regional Water Quality Control Board, as stipulated in the Board Oréeisue
that onsitefacilities havecontainment andother controlsin placeto preventoil from reaching navigable waters an
adjoining shorelines, and to contaand treat oildischargesnsite should a spiticcur.

Spill and Leak Best Management Practices of the Tiogdommunity Housing Project

SPILLS

Ground surfaces at the gas station and housing area shall be regularly maintained in a clean and dry
condition, including snow removal during winter months.

Drip pans & funnels shall at all times be readily available to gas station customers & staff for use when
draining or pouring fluids.

At least 2 spill containment and cleaning kits shall at all times be readily available and properly labeled
instructions, at all times for use by gas station customers and staff

Kitty litter, sawdust or other absorbent material shall at all times be readily available to gas station sta
customers, with instructions that the absorbent material is to be pouratbapill areas, and then placed in
covered waste containers for disposal. Wash down of spills shall be strictly prohibited.

LEAK
CONTROLS

Drip pans & funnels shall at all times be accessible and readily available for use with stored vehicles.

Drip pans shall be placed under the spouts of liquid storage containers.

TRAINING

All gas station employees, as well as the housing manager, shall be trained on spill & leak prevention
practices annually.

Signage shall be posted on the gas station service islands requesting that customers properly use, reg
and dispose of materials.

FUELING

Wash down of paved surfaces at the gas station and housing area shall be prohibited in any areas tha|
into sorm drains.

Signs shall at all times be posted advising gas station customers not to overfill-@ftgas tanks, and all

gas pumps shall be outfitted with automatic shutoff fuel dispensing nozzles.

Tobe included as a condition of approval
the LRWQCB Board Order for the WW
and in Grading and/or Building Permi
issued byMono County Mono Count
Health Department and LRWQCB to
overseeBMPcompliance
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TABLEG-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

Fueldispensing areas shall be swept daily or more often to remove litter and debris, with proper dispog
swept materials.

Rags and absorbenthall at all times be readily available for use by gas station staff & customers in ca
leaks and sp#l.

Outdoor waste receptacles and air/water supply areas shall be checked by gas station employees on &
basis to ensure that receptacles are watertight and lids are closed.

WASTE TREAT|
MENT PLANT

WWTP BMPs shall at a minimum include (a) work areas, walkways and stairwells sl
maintained clear of loose materials and trash. (b) Spills such as grease, oil or chemicals {
cleaned up immediately, (c) Combustible trash (such as paper, wooddindags) shall not be
allowed to accumulate, (d) All chemicals and combustible liquids shall be stored in in app
containers and away from sources of ignition and other combustible materials, (e) Oily rag
be placed in metal containers withd§, (f) Adequate clearances shall be maintained aro
electrical panels, and extension cords shall be maintained in good conditions. Remote s¢
scans shall be conducted on a daily basis, with weekly-thatkugh inspections, bannual site
reviews,annual BMP plan oversight inspections, and reevaluation of the WWTP BMP plan
than once every 5 years.

WASHING No vehicle washing shall be permitted at the gas station or housing area unless a properly designed w

area is provided & designatesh the project site.

If a wash area is provided on the project site, it shall be located near a clarifier or floor sump, properly
designed, paved and wetharked. Gas station employees (as well as the housing manager, if relevant)
be trained in use and maintenance oktlesignated wash area. Washwaters shall be contained, cleane
and recycled.

Detergents sold used at the gas station shall be biodegradable and free of phosphates.

HYDRA
5.2(b-1)

Wastewater Treatment: Upon installation of the new wastewater treatment system the existing septic tank wi
properly decommissioned, and the existing leachfigldl be used only for disposal of treated effluent during t
winter months when effluent flows areta minimum and the subsurface irrigation system is suspended du
freezing conditions. Leach field size will be determined by LRWQCB requirements, based on the application
the treated wastewater effluent.

Tobe included as a condition of appral in
the Grading and/or Building Permits. Mo
County Health Dep to overseeseptic tank
decommissioning; LRWQCB to overs
leachfield sizing.

HYDRO
5.2(b-2)

Leachfield Percolation Standards Percolation rates for the new leachfield shall tetermined in accordance with
procedures prescribed by LRWQCB. Where the percolation rates are faster than 5 MPI, the minimum dist
anticipated high groundwatr shall be no less than 40 fedtased on information provided by the well logs drill
WtEET aoo £AAO T &£ OEA AT OEAEPAOAA AEODPIT OAl 11 AAOH
groundwater with percolation rates faster than 5 MP was developed for effluent from septic systems, whereas
effluent from the wastewagr treatment plant will be secondary treated and denitrified. Thus the required dept

groundwater may be modified during the LRWQCB permitting process.

Tobe included as a condition of approva|
the Grading and/or Building Permi
LRWQCB to oversee leachfield locat
based on percolation rates.
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TABLEG-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

HYDRJ
5.2(b-3)

Effluent Treatment Standards: The package plant shall be designed to produce a treated seamgndenitrified
Argmrl OAT O AAEEAOETI ¢ A O1 OA1 1T EOOIT CAT A1 1 AAT OOAOQET I
T-N, coliform, etc. shall meet the US EPA secondary treatment standards.

Tobe included as a condition of approva|
the Gading and/or Building Permit
LRWQCSB to verify compliance.

HYDRO
5.2(b-4)

Title 22 Compliance Operation of the proposed subsurface drip irrigation system will require either an appr
Title 22 engineering report from Division of Drinking Water (DDW), or a letter from DDW stating that the projeci
not need to satisfy Title 22 criteria; the alhative leach field location shown on the Tioga Workforce Hous
Concept Plan shall replace the proposed leachfield location if required for Title 22 Compliance.

Tobe included as a condition of approva|
the Grading and/or Building Permits. DO
to determine whether Title 22 applies.

HYDRA
5.2(b-5)

Groundwater Quality Monitoring: At a minimum, the project will provide 1 upgradient and 2 downgradi
monitoring wells, in locations and at depths to be established by the Lahontan Board during the Wastg
Treatment Plant permit approval process. Monitoring well locations and depfhwell construction will be a
proposed by a licensed hydrogeologist as part of a Work Plan for permitting of the WWTP, as reviewed and a
by the Board.

Tobe included as a condition of approval
the Grading and/or Building Permi
LRWQCBo overseeimplementation.

HYDRQ
5.2(b-6)

Nitrogen Removal: In the event that data from the groundwater monitoring wells show a sustained increa
groundwater salinity levels, nitrogen removal systems will be added to the package wastetnegament system as
needed to maintain baseline salinity levels in the underlying groundwater aquifer.

Tobe included as a condition of approva|
the Grading and/or Building Permi
LRWQCBo overseemplementation.

HYDRG
5.2(c1)

Groundwater Level Monitoring: The applicant shall provide Mono County Public Health Department with mon
measurements and recordings of static water levels, airlift pumping water levels, pumping rates and py
volumes for the onsite wells. The monthly measurements shall beigeovto the County for at least the first year
establish a baseline; monitoring shall continue on at least a quarterly basis thereafter.

To be included as a condition of approyv
in the Grading and/or Building Permit:
Mono County Health Dept. to overse
monitoring results, and plan changes
and as needed.

BIOLOGICAL RESOURCES

BIO
5.3(al)

Shrubland Revegetation Proponent shalbrepare a Revegetation Plan for the purpose of returning all areas
are temporarily disturbed by the project to a condition of predominantly native vegetation. Mono County will re
this plan for approval within 60 days of the start of project constion. The revegetation plan will, at a minimur
include locally derived seed or plants from the following list of species, in order to emulate remaining Greal
Mixed Scrub orsite: Jeffrey pine, singieaf pinyon, antelope bitterbrush, big sagebhlysmountain mahogany,
desert peach, wild buckwheat (Eriogonum microthecum, E. fasciculatum, or E. umbellatum), yellow rabbit
silvery lupine, chicalote, basin wildrye, and any of the regionally common needlegrasses. The Plan must alsg
methodsand timing for planting, supplemental inputs including plant protection and irrigation using treated sey
effluent, success criteria that include a return to at least 50% ofgoogect native vegetation cover within five year,
and a monitoring and regrting program that includes annually collected revegetation progress data, data and tr
summary, and photographs for transmittal to Mono County prior to December 1 of each of the first five
following project construction (or until all succesderia are attained.) Monitoring data collection and reporting sh

be performed by a qualified botanist who has been approved by Mono Couktsnap shall be included with th

Tobe included as a condition of approval
the building permit issued by Mon
County. County to oversee monitorin
results, and plan changes if and as need
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TABLEG-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

Revegetation Plan that shows the location of all areas that willtdmporarily disturbed during grading and
earthwork.

BIO
5.3(a2)

Rockcress Avoidance The construction contractor shall be requirednstall temporary fencing along the wester|
edge of the existing roadway where it approaches the Masonic rockcress population, in order to prevent acg
damage due to incursion by equipment. Fencing shall remain in place through the completiorcofstiuction
phases.

To be included as a condition of appro
in the Grading and/or Building Permi
issued by Mono County.

BIO
5.3(a3)

Nesting Bird Survey A predisturbance nesting bird survey shall be conducted within seven days prior to thte
of vegetation and groundlisturbing project activities, by a qualified biologist, if construction is scheduled to b
during the period March 18 August 15. All potential nesting habitat within 200 feet (passerine birds) or 600
(raptors) from theproject-related disturbance limits will be included in the survey. Survey results will be report
CDFW, Bishop, Mono County, and to the construction foreperson within 24 hours of survey completion, in o
formulate avoidance measures. Appropriateeasures (at a minimum including nest buffering and monitoring)

be decided in consultation with CDFW on a nbgtnest basis.

Tobe included as a condition of approval
the Grading and/or Building Permits issu
by Mono County. CDFW, in consultatiJ
with Mono County and project applicant,

review bird survey results and reportin
and to determine whether adde(
protections areneeded.

BIO
5.3(a4)

Badger Survey A predisturbance denning badger survey shall be scheduled within three days prior to the st
vegetation and grounelisturbing project activities. The survey will be performed by a qualified biologist. Theysy
will include the entire area where disturbance will occur, as well as buffers of 100 feet in all directions. Survey
will be reported to CDFW, Bishop, Mono County, and to the construction foreperson within 24 hours of
completion, in order ¢ formulate avoidance measures. Unless modified in consultation with CDFW, active def
be buffered by a minimum distance of 100 feet, until the biologist finds that den occupation has ended.

Tobe included as a condition of approval
the Grading and/or Building Permits issu
by Mono County. CDFW, in consultatiﬂ
with Mono County and project applicant

review bird survey results and reportin
and to determine whether adde(
protections areneeded.

BIO
5.3(a5)

Pet Enclosure, Pet Leashing, Eviction for NoncomplianceTenants wishing to have pets shall be required
construct and pay for a fenced enclosure, as approved by property management, to prevent their pet(s) from e
undeveloped portions of the property and (unfenced) adjacent lands. The tenancy agreement for all units will
a common rule of leashing of all pets whenever they exit the housing units or fenced enclosure. Enforcemen
enclosure and leashinrequirements shall continue through the life of the project; the penalty for violation of
regulation shall include eviction following two advisory noncompliance notices by the housing manager.

To be included in the Covenant
Conditions and Restribns (CC&Rs
developed for the Workforce Housin
property, and strictly enforced by th
Workforce Housing Manager. Mono
County shall be provided a copy of ti
complying CC&Rs and tenancy agreeme
prior to Certificate of Occupancy issuanc

BIO
5.3(a6)

Revegetation of Temporarily Disturbed AreasThe following measures shall be provided for all project areas wi
temporary disturbance occurs due to earthwork and grading:

(a) TOPSOILSDuring earthwork, topsoil that must be disturbed in relatively wefiede habitats will be removeq
O0i A AAPOE 1T &£ Xwo6 AT A OOI AEPEI AA AO OEA 1 AOCEI
Stockpiles will be used within one year of thenggletion of construction. During storage, topsoil will be armor
to (a) minimize dust emissions, and (b) optimize survival of native seeds during replanting.

Tobe included as a condition of approval
the Grading and/or Building Permits. Morj
CountyCDDto overseamplementation.

254



TABLEG-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

(b) SCREENINGTrees to be planted onsite for screening include native single leaf pinyoineygfine, quaking
aspen, and seeded mountain mahogany. Noative Italian poplar sterile male transplants may be used in al
where rapid screening growth is desired. Screening trees will be planted densely to compensate for up
mortality prior to maturation. Irrigation and plant protection will be provided as needed to attain optimal {
growth, tree health, and screening efficacy.

(c) BITTERBRUSHSBiItterbrush will be a chief component of the planting palette (see the shrubs listed on
amended Plant Palde (see Specific Plan Tablel3), except adjacent to roads (SR 203 and US 395), where
growing shrub will be planted to restore plant cover that allows drivers greater visibility of approaching deer.

250 feet of these roads, cuigaf rabbitbrush and desert peach will be the only shrubs included in reveget
efforts.

(d) SEED MIX ADJACENT TO ROADBhe seed mix to be used adjacent to roads (including the protected cor
along US 395) shall consist of 1) dadf rabbitbrushChrysothamnus viscidiflorus; 4 ft maximum ht) and 2) desel
peach (Prunus andersonii,2 ft), both of which are fgsiwing, and currently abundant esite especially where thg
soil and vegetation has been disturbed.

(e) WEED CONTROLWeed control wilbe practiced in all temporarily disturbed habitats. Soil stockpiles wil
included in weed controls. As the most invasive weeds in the project area are annual species, annual
scheduling will include at least one application prior to flowerimgl #eed production. Weed control efficacy w
be evaluated for the first five years following the completion of constructietated disturbance, during annua
monitoring in fall.

() MONITORING:Landscape plantings shall be monitored over a period géars by a qualified biologist. Th
progress of revegetation will be evaluated at the end of each growing season and reported with reg
attainment of success criteria: 1) after 5 years, at least six live native shrubs per 4 square meters or 18dag
shrub canopy cover will be present, 2) within screening areas, at least one live tree per 4 square meterg
present, 3) weeds will together establish less than 10% canopy cover in sampled 4 square meter quadrg
appears at the time ofannual monitoring that any of these success criteria may not be met after 5 y
recommendations for specific remediations includingpkanting or additional weed control will be provided in tf
annual monitoring report.

BIO
5.3(c-1)

Shielding of Night Lighting:  Night lighting shall be shielded and in compliance with Chapter 23, Dark

than back across the highway.

Regulations, of the General Plan to maintain at existing levels the degree of darkness along the corr
undeveloped vegetation between Tioga Inn developments and US395. Deer movements across the highway,
spring will be facilitated by keeping thicorridor open (no linear barriers, no brightly lit signs, no future devegets
or project development) so that movements will be deflected to the east and south of the new housing area

To be included as a conditiaf approval in
the Building and/or Grading Permit issug
by Mono County.
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BIO
5.3(d-2)

Burn Area Restoration All areas burned in 2000 within the property (14.8 acres, minus acres that are perma
converted to approved Tioga Specific Plan faciB)iewill be seeded using locally collected bitterbrush (Purs
tridentata), at a rate of 4 pounds/acre pure live seed. In addition, diverse shrubs and grasses with availablg
collected seed (acceptable species are: antelope bitterbrush, big sagebmmsuntain mahogany, desert peach, wi
buckwheat (Eriogonum microthecum, E. fasciculatum, or E. umbellatum), yellow rabbitbrush, silvery I
chicalote, basin wildrye, and any of the regionally common needlegrasses) will be spread, bringing th¢
application rate to 10 pounds/acre. Seeding will be performed just prior to the onset of winter snows in the san
that project construction is initiated. If, after a period of five growing seasons has passed, a qualified botanig
that total live cover provided by native shrub and grasses has not increased to 20% above that measured at g
(unseeded) burn scar areas, then the entire burn area will be seeded again as described above.

To be included as a condition of approva
the Building and/or Grading and/or Buildir]
Permits issued by Mono County. County
oversee monitoring and  reportin
program, and County to overse
revegetation plan changes if and
needed.

BIO
5.3(c-3)

Protected Corridor along US 395:Mule deer mortality along US 395 adjacent to the project site can be minim
by ensuring that the corridor between US 395 and all Tioga project elements (including the hotel, therfitie
restaurant, and theworkforce housing) remains entirely free of linear barriers, brightly lit signs, and new su
structures (excepting one new abod@O1 O1T A OAxACATOAAI AET AA xAOAO pOI
feet of building area), with no future devegaton of native plant materials. This mitigation measure applies only
lands owned by the project applicant and outside of the approved hotel and restaurant uses.

To be included as a condition of approval
the Building and/or Grading Permit issug
by Mono County.

BIO
5.3(c-4)

Waste ReceptaclesAll waste receptacles will be designed to prevent access by ravens and bears. Signs will bg
posted informing of the need to secure trash, pets, and stored food from wildlife access. Rgnegments will
include restriction against storage of trash or unsecured food items outside residences (including in vehicles)
length of time.

To be a condition of approval in th
Building and/or Grading Permit issued |
Mono County.Also to be irluded in the
Workforce Housing CC&Rs and stric
enforced by the HOA manager.

CULTURAL & TRIBAL CULTURAL RESOURCES

CULT
5.4(a)

Discovery of Archaeological Resourcedrior to initiation of any earthwork on the project site, The Mono Lg
+OOUAAEEAGA 40EAA OEAIT I i0Anfkeut bquitalerd @150 Wodvs ok timk farid Dy
costs. The Tribe may use the 50 hours of compensated time for training of the onsite construction crew and
tribal monitoring, with the dbcation of time to be at their discretionAdditionally, dl construction plans that requirg
ground disturbance and excavation shall contain an advisory statement that there is potential for exposing
archaeological resources which would requireplementation of the procedures described below. The interes
Tribes shall be notified by postal mail and electronic mail no less than 10 days prior to the initiation of any grd
earthwork. Tribal monitors are invited to observe the work at amyetj either as paid professionals within the-5
hour prediscovery allotted compensation or as nqaid volunteers In the event of the discovery of archaeologig
resources during construction, ground disturbance shalsbbspended within a 26@ot radiusof the location of such
discovery until the area can be evaluatedThibal cultural resource experts assistedabgualified archaeologistThe

selectionof the archaeologist will be approved by Mono County, the Mono Lake Kutzadika'a Tribe, Bridgegiart

To be included as a condition of appro
in the Grading and/or Building Permi
issued by Mono County.
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Colony, and the project proponentThe Tribal cultural resource experts and the archaeologist shall be f
compensatedWork shall not resume in the defined area until sufficient research and data collection are cong
to make a determination as to the significance of the resource. If the resource is determined to be significa
mitigation is required, the first prigty shall be avoidance and preservation of the resource. All feas
recommendations of the Tribal cultural resource experts and archaeologist shall be implemented. Mitigatiof
include, but is not limited to, Hiield documentation and recovery of spignens, laboratory analysis, preparation
a report detailing the methods and findings of the investigation, and curation at an appropriate collection fa
Evaluation and recommendations shall be developed in collaboration with the Kutzedika'a @drmmunity of Lee
Vining and the Bridgeport Indian Colony, and the tribes shall be responsible for determining who will monit
subsequent ground disturbanc@ostdiscovery, the tribal monitor shall receive reasonable compensationtime
and trave costs, beyond the 50our limit allocated for prediscovery monitoring

CULT | Discovery of Paleontological ResourcesAll construction plans that require ground disturbance and excavation § To be included as a conitin of approval
5.4(b) | contain anadvisory statement that there is potential for exposing buried paleontological resources. In the evq in the Grading and/or Building Permi
the discovery of paleontological resources during construction, ground disturbance shall be suspended within issued by Mono County.

foot radius of the location of sudtliscovery until the area can be evaluated by a qualified paleontologist. Work
not resume in the defined area until the paleontologist conducts sufficient research and data collection to n
determination as to the significance of the resourdethle resource is determined to be significant and mitigatior
required, the first priority shall be avoidance and preservation of the resource. All feasible recommendations|
paleontologist shall be implemented. Mitigation may include, but not texito, in-field documentation and recovery
of specimens, laboratory analysis, preparation of a report detailing the methods and findings of the investig
and curation at an appropriate paleontological collection facility

Discovery of Human Remains. No evidence of Native American burials, which are considered Tribal Cul To be included as a condition of appro
CULT | Resources, was found in the project area. However, unmarked Native American graves may, potentig in the Grading and/or Building Pertsi
5.4(c,d) encountered during ground disturbance or excavation. Because no cultiisal resources have been identified ¢ issued by Mono County.

the project site but the potential exists for subsurface resources that cannot be seen at this time, the interested
shall be notified by postal mail and electronic mail no less than 10 days prior to theidmitiaft any grading of
earthwork, and are invited to observe the work at any time without compensation.

All construction plans that require ground disturbance and excavation shall contain an advisory statement t
there is potential for encountering human burials, (2) the Indian communities have been invited to observe th
at any time without compasation, (3) if human remains are encountered, all work shall stop immediately an
County shall be notified, and (4) that human remains must be treated with respect and in accordance with Stq
and regulations.

2Reasonable compensation for paiscovery and postliscovery tribal time and services shall include mileage at standard IRS rates, and an hourly fee (including monitoring and
travel time) not to exceed $40.
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In the event of the discovery ofuman remains at any time during construction, by either project personnel or,
Tribal monitor, ground disturbance shall be suspended within af@d radius of the location of such discovery a
the Kutzedika'a Indian Community of Lee Vining and thalBeiport Indian Colony shall be notified. California Hed|
and Safety Code §7050.5 stipulates that if human remains are discovered during project work, the specific ar
be protected, with no further disturbance, until the county coroner has determindnether an investigation of the
cause of death is required. If the human remains are determined to be those of a Native American, the coron
contact NAHC by telephone within 24 hours. PRC 85097.98 states that NAHC must then notify the mog
descendant community, which then inspects the find and makes recommendations how to treat the remains.
laws have specific time frames, and PRC 5097.98 outlines potential treatment options. Representatives of th
likely descendant community shiabe responsible for determining who will monitor the subsequent grou
disturbance. The tribal monitor shall receive reasonable compensation for time and travel costs invol
developing recommendations for and treating the remains, and for monitorsafpsequent ground disturbance
Reasonable compensation shall include mileage at standard IRS rates, and an hourly fee (including monitof

travel time) not to exceed $40.

LAND USE AND PLANNING

LU HMO Compliance: A determination regarding the HMO compliance option to be used for the Tidgenmunity | To be included as a condition of approy
5.5(b-1) | Housing Project shall be made prior to issuance of the first building permit. The determination shall in| in the Grading and/or Building Permit
identification of the number of qualifying units (i.e. units with rents no higher than 120% of average median i Mono  County CDD to oversee
(AMI)) that are exempt from the HM@quirements. implementation.
LU ESTA/ESUSD Bus StopsThe ESUSD bus stop and turnaround area will be provided in thednlice restaurany ESTA and ESUSD bus stop and turnaroy
5.5(b-2) | parking lot with a path connecting to the Day Care Cenfére ESTA bus stop and turnaround will be in the vicif areas to be included as a condition
of the hotel access roadThe ESTA and ESUSD bus stops, turnaround areas and access roads shall be mainf approval in he Building Permits. Mong
a safe condition at all times, including smeemoval during winter months. County CDD to oversee implementation
PUBLIC HEALTH AND SAFETY
SFTY | Air Navigation Safety: The project shall comply wittall applicable Federal Aviation Administration (FAA FAA to verify compliance requiremen
5.7(c) | regulations (i.e.Title 14, Chapter |, Subchapter E, Par}.77 per the Determination letter dateg

12/7/2018, as any other applicable F
requirements that apply to Tioga Specif
Plan Amendment #3 and appurtena
structures on the project site.
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SFTY | Encroachment Permit Anencroachment permishall be obtained from Caltrans if the secondary access gate if To be included as a condition of appro
5.7(d) | located inside the Caltrans rigif-way. in the Grading and/or Building Permit
Caltrans to overseeriplementation.
HAZ Fire Risk The project shall incorporate the wildland fire protection measures listed below and detailed if To be included as a condition of appro
5.7(e-1)| Community Wildland Fire Protection PlgrHome Mitigation section, CWPP pages-86 (or as updated), and in ar| in the Building and/or Grading Pits
other fire regulations (CalFire, PRC 84290 &N8§4291, California Fire Code, etc.): issued by Mono County.
1 Maintenance of adequate defensible space for all homes;
I Use of noncombustible materials for decks, siding and roofs;
9 Screening or enclosing of open areas below decks and gtiojes, to prevent the ingress of embers
1 Routine clearing of leaf & needle litter from roofs, gutters and foundations;
1 Routine clearing of flammable vegetation away from power lines near homes;
1 Routine clearing of weeds & flammable vegetation to at le@sb £0T I HOT PAT A OAT E
1 Use of fire and drought tolerant plantings, especially withinf88t of homes, and avoidance of flammab
ornamentals such as conifers;
1 Routine thinning of vegetation along access roads and driveways;
1 Provision of turnaroundstahe end of all driveways and deazhd roads; and
1 Reflective address markers on all driveways and homes.
1 Receive a will serve letter from the Lee Vining Fire Protection District.
HAZ Fire Hydrants Multiple fire hydrants shall be provided on the project site, at locations that will enable all pr{ To be included as a condition of appro
5.7(e-2)| elements to be reached with use of existing LVFPD water hoses. All hydrants shall feature a breakaway desigy in the Building and/or Grading Perm
wherein flows shut down if the hyent is damaged. issued by Mono County, with input fro
Lee Vining FPD.
PUBLIC SERVICES
SVCS | Pedestrian Safety. A meandering pathway, between Visfoint Drive and the site of the proposed Wastewa{ To be included as a condition of appro
5.8(a-1) | Treatment Plant (just northeast of the hotel site), shall be incorporated into the Tioga Concept Plan (includif in the Grading and/or Building Permit

original plan and Alternative 6). The pathway shall be ADA compliant and designeshfforuse by pedestriang
bicycles and by project utility carts serving the WWTP. Additionally, sigtway (R/W) shall be reserved on t
Concept Plan to extend between the path terminus at the WWTP and the northwesteist property boundary.
The R/Mshall incorporate sufficient width to accommodate a future Addmpliant pedestrian/ cycling pathway
Construction of a pedestrian/ cycling path within the reserved R/W shall be triggered if and when Caltrans af

plans to implement a noimotorized canectivity project between Lee Vining and the SR120/US 395 intersectiq

Mono County CDD to

implementation.

overse

259



TABLEG-1. TIOGACOMMUNITY HOUSING PROJECT MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MEASURES

VERIFICATION TIMING AND
RESPONSIBILITY

SVCS | Defibrillators: | O 1T AAOO Oxi O! 0011 AGAA %@OAOT Al $AAEAOEI I| To be included as a condition of appro
5.8(a-2) | maintained in good working condition at the housing area. At a minimum, one Automated External Defibrillatg prior to issuance of Occupandyermits.
shall be provided at the day care cent(at the north end of the housing complex), and a second unit atf Mono  County CDD to overse
southeasteramost housing structure. The onsiommunity HousingVlanager shall receive training in use of t| implementation.
portable device. The onsite housing manager shall also be trained imgemey shutdown, and take responsibilit
for scheduling an annual walkrough.
TRAFFIC
TFFC | Access Rights Thel xT AO OEAI T OAOT 1 OA 32 Xwod AAAAOO OECEO| Tobe included as a condition of approy
5.9(a5) | Right-of-Way process. in the Grading and/or Building Permit
Caltransto overseemplementation.
TFFC | Encroachment Permit An encroachment permitshall be obtained from Caltrans if the secondary access ga] To be a condition of approval in th
5.9(a-6) | located inside the Caltrans rigfaf-way. Grading and/or Building Permit€altrans
to overseemplementation.
TFFC | YARTS accessThe project plan shall incorporatepedestrian pathway between th€ommunity Housingirea and| To be a condition of approval in th
5.9(a7) | the YARTS bus stop, and a pedestrian crosswalk at the Vista Point entry. Grading and/or Building Permits. Mon
CountyCDDto oversedmplementation.
AESTHETICS
AES Screening DesignFeatures. All landscaping, landscape irrigation, building materials and design elements us| To be verified by Mono County CDD pric
5.12 development of the proposed project elements shall be selected and applied in a manner that screens or mil issuance of Building Permits.
(a,b) offsite views of project elements to the maximmufeasible extent, consistent with other mitigation requiremen
outlined in this EIR.
AES Outdoor Lighting Plan: An outdoor lighting planmust be submitted with the building permit application an| Outdoor lighting plan to be approved prig
5.12 approved by the Community Development Department before the building permit can be issued. The plaf to submittal of building plans Mono
(©2) comply with Chapter 23 of the Mono County General Plan@ogide detailed information incluitig but not limited | CountyCDDto overseeémplementation.

to:
(a) manufacturerprovided information showing fixture diagrams and light output levels. Mono County
indicated that the fixture type exceptions listed under Chapter 23.0%0,2 and 3) will be prohibited in this proje
andthat only full cutoff luminaires with light source downcast and fully shielded, with no light emitted abovg
horizontal plane, are permitted

(b) the proposed location, mounting height, and aiming point of all outdoor lighting fixtures; and
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(c) drawings for all relevant building elevations showing the fixtures, the portions of the elevations t
illuminated, the illuminance level of the elevatiorasnd the aiming point for any remote light fixture.
Chapter 23 gives the CDD discretion to require additional information following the initial Outdoor Lighting
review. Additional information requirements rganclude, but not limited to:
(a) A written narrative to demonstrate lighting objectives,
(b) Photometric data,
(c) A Color Rendering Index (CRI) of all lamps and other descriptive information about proposed lighting fix
(d) A computergeneratedphotometric grid showing footcandle readings every 10 feet within the property or §
and 10 feet beyond the property lines, and/or
(e) Landscaping informatiorotdescribe potential screening.
In addition to the above, the project shall include lanaising to shield offsite views of lightingnd shall prohibi
seasonal lighting displays (including use of multiple dvattage bulbs) except that seasonal lighting shall

permitted on the north, south and west facing building sides that are not vistbtbe public viewshed.
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TIOGA COMMUNITY HOUSING DRAFT SUBSEQUENT EIR

SECTION?.0
SPECIFIC PLAN

7.1  INTRODUCTION TO TIOGA INSPECIFIC PLARMENDMENT #3

In 1993the Mono County Board of Supervisors approvetatiple-use visitor commercial project on a roughly-d@dre site

located at the junction of US 395 and State Route 120 (the southwest quadréng).property is located in central Mono

County about one mile south of the community of Lee Vining. The J@8fct approvals included certification of a Final

EIR, and approval of the Tioga Inn Specific Plan. Upon approval, the Tioga Inn Specific Plan established both the zoning and
the General Plan uses and standards for the projectsleEA ADDOT OAA 1 AT A OOA AASdhicd AOCEI
OAOOADOOAT Ohd OOAOGEAAT OEAIl ho OAOROAOHANAAELODADADAEARAR OARA/
OObblI 0086

Many of theapproved uses were developeahd inoperation by 1996 including the residential units, the convenience
store/fuel sales, and thdesignatedopen spacereas In 1997, lhe deliopenedinside the convenience storeThe deli was

not included in the 1993 Specific Plan, but was conditiongligraved through a retroactive Director Review during 2012.

The 2012 approval included a condition statag I T OEAO AT i1 AOAEAI 1T O OAOAEI ODPAIL
convenience store gas station parcel without a revision to the Tioga SawfiGpecific Plan standards fdhe deli are

included as part of the current proposed Amendment in accordance with this requirement.

The 1993 Specific Plan was amended in 1995 (Amendment #1), and again in 1997 (Amendindrbgidsed Tioga Inn
Specific Amendment #3 has a primary goal of facilitating the constructionpofo 100community housingunits with up to
150 bedroomsto accommodate employees of the previously approved hotel anddetvice restaurant. In order to
accommodate changes workforce demographics over time, tredmmunity housing is designed and would be plumbed
to allow flexibility in ratio of dbedroom, 2bedroom and 3+bedroom units. Additional elements ofproposedAmendment
#3 include the addition of a third gas pumipland,installation of a new wastewater treatment system with subsurface
distribution for summer irrigationexpansion of the propane tank storage capabilitgalignment of the road providing
access to the existing hillside residential units, changeth@aparcel boundaries and acreages)d replacement of the
existing water storage tankwith a new tankof the same size in the same general locatioGhanges associated with
Amendments #1 and #2, and with the-22 Director Review, arsummarized in Tabl&2 (1995 Amendment #])lable7-3
(1997 Amendment #2), and Table4 (2012 Director Review 4307)

7.2  TIOGA INNSPECIFIC PLAMISTORY AND BACKGROUND
7.2.1 Original 1993 Specific Plan

The Tioga Inn Specific Plan was originally approved by the Mono County Board of Supervisors in July 06§&9@Bd parcel
sizes allowed with the 1993 approval are shown in Taldle

3 Mono Countyhas integrated its Zoning Code into the General Plan Land Use designations. Thus the Genetalrfldgse Element
contains (a) policies and use designations to guide land use decisions, and (b) land development regulations to regutgimeieve
activities. The General Plan policies guide land use decisions, and the land development regulations govern the use of buildings, the
and layout and intensity of uses, parking requirements, allowed lot coverage, setbacks and other regulatory developmeartistand
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TABLE7-1. Original1993Tioga Inn
Specific PlanApproved Uses and Parcel Sizes

PARCEL # PARCEIACREAGE APPROVED USES
1 30.3 Hotel
2 36.0 Full-Service Restaurant
3 2.4 Store & Gas Station
4 5.0 Residential Units (10)
TOTAL 73.7

7.2.2 1995Specific Plan Amendment #1

The first Specific Plan amendment occurred in April 1995, and included 3 changes as outlined iinZlablew:

TABLE7-2. Changes Approved in Tioga Inioy
1995 Specific Plan Amendment #1

# CHANGE

1 Amend p. 39 Figure 9, moving the proposetbcation of the water tank approximately 600
feet west to a site next to the proposed housing area on Parcel 4

2 Amend p. 20, Implementation Measure 1d(1) to allow for a twdpedroom apartment, not

to exceed 1,500 square feet, as part of th€onvenience Store/Fuel Sales

3 Amend the text on p. 12 to allow for the building of a Convenience Store before the Hotel.

7.2.3 1997 Specific Plan Amendment #

The secondpecificPlan amendment occurred two years after the first amendment, in June of 1997, and included 12 changes
as outlined in Tabl&-3 below:

TABLE7-3. Changes Approved in Tioga Inn
by 1997 Specific Plan Amendment #2

# | CHANGE

1 | Amend p. 7 (FuBervice Restaurant): The restaurant will be built on the flat area on top of the ridge, with a parking |
screened by the terrain to the south and accessrfithe same road as the hotel.

2 | Amend p. 10 (Facilities and Services): The water delivergisyahd sewage disposal system are not to serve any proj
other than the four components of the Tioga Inn Specific Plan.

3 | Amend p. 27, policy 5a(2): Other than access for authorized personnel to the parcels adjacent to US 395, there sh
access to the project from US 395.

4 | Amend p. 28: 8, Financing the Specific Plan

5 | Amend p. 17, Policy 1b: The Hotel land use designation shall permit the following land\spsblic restroom/shower/
laundry facility may be permitted.

6 | Amendp. 17- Implementation Measure 1b(2): Site development standards for the Hotel land use designation shall |

(Refer to Footnote 13)A4 EA D OAI EA OAOOOIT T 1 TOETI xAOr 1 AO1T AOU AEAAEI
square feet of inteor floor space, and shall not exceed an occupancy load of 30 persons. Location of building will b
the vicinity of the swimming pool,

7 | Amend p. 19 Implementation Measure 1c(2): Site development standards for the Full Service Restaurant land use
designation shall beAOne flag pole shall be allowed on the restaurant parcel. Flag pole shall not exceed 20 feet in
height. The maximum@a of the flag shall be 40 square feet. lllumination is not permitted.

8 | Amend p. 1& Implementation Measure 1b(2)ASignsz See Master Sign Program.

9 | Amend p. 19 Implementation Measure 1c(2ASignsz See Master Sign Program.
10 | Amend p. 2@ Implementation Measure 1d(2)ASignsz See Master Sign Program.

11 | Amend Page 28: 6. Master Sign Program.
6a) Intent. The Master Sign Program is a requirement and mitigation measure of the Tioga Inn Specific Plan. The
Planrequires that all signs be coordinated in design and concept with all other facility signs. The Master Sign F
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coordinate design, theme, and placement of signs within the Tioga Inn Specific Plan area. This Specific Plan is ohe
four sepaate parcels. All signs are required to be on site.

6b) General Provisionga) Signs and sign faces will be constructed with natural materials like stone, wood and other |
materials to enhance the overall architectural theme of the Tioga Inlastle, metal and other materials may be used k
should not be thépredominant) feature of any sign or sign face. The exceptions to this are directional signs which n
plastic or metal. (b) The background or unused portions of the sign facing will be painted in muted earth tone color;
in a natural state. (c) The sign ar& calculated as the area that would enclose all words and letters of a sign face
portions of the sign enclosed by the decorative border or frame and the foundation are not calculated as sigiidi
lllumination for all signs shall be indireat backlit channel letters.

6c) Permitted Signs Monument signg The Tioga Inn Specific Plan is permitted three monument signs for the tl
commercial land uses. These signs will be visible to travelers on Highways 120 and 395. The maximumilhedah
exceed 10 feet The sign will not exceed 64isare feet per facing. Approximately 21 square feet will be allocated for |
commercial use (convenience store/fuel sales, hotel, and full service restaurant). The three monument signs are p;
within the Tioga Inn Specific Plan on the-86re Hotel parcel. One sign may be installed along the Highway 120 co
approximately 150 feet east of the gas station. Two monument signs may be installed below the restaurant knoll a
to Highway 35. These signs are not permitted to be silhouetted against the skyline or located on top of the
Placement may be on either side of the knoll but on the hotel parcel. A fourth monument sign is permitted in the \
of the hotel entrance site This sign is an interior monument sign and will be used to primarily direct visitors to the v
facilities within the Tioga Inn Specific Plan site. This sign will generally not be visible to travelens a2

Directional signs: Signs for @nd water, registration, observation deck, parking, office or deliveries shall be permitted
a maximum area o3 square feet per sign facing. Directional signs may be combined subject to Director Approval.

Other signs:AConvenience store/fuel salgsSigns identifying the property, name ownership, and amenities shall be lim
to a maximum of fortyeight total square feetAHotel 7 Signs identifying the property, name, ownership, and amenit
shall be limited to a maximum of sixfipur total squae feet. A Restaurantz Signs identifying the property, name
ownership, and amenities shall be limited to a maximum of fegight square feetARequired Signg These signs includj
those mandated by federal, state, or local agencies (i.e., the displgg®prices).

6d) Prohibitions ANo signs shall be permitted within the residential land u#éo monument or freestanding signs sh:
be permitted off the Tioga Inn Specific Plan site.

12

Integrate the letter from Tom May, lightingonsultant, into the Specific Plan as number 7, Lighting.

7. Lighting. Night time lighting for the project site is required to be screened and aimed in a manner to reduce
impacts. In order to reduce potential lighting impacts the following chesgre requiredAReplace the light fixture at the
front entrance and on the picnic island near the gas pumps. A KIM M{§T2B100 watt MH. This change should elimin;
any light deflection toward the town and would maximize light distribution on tiveund surface.APlace metal glare
shields on two sides of the canopy lights facing town. These shields should prefeicicRes below the prismatic lené
To light the parking area immediately to the rear of the store add one light pole at théheast corner near the dumpste
area. A KIM 2#ET3 will spread the light satisfactorilATo light the road to the restaurant site, place bollard lights with
watt lamps on the downslope at 16@ot internals. This will light the road with the lighirdcted away from town.

7.2.4

Director Review permit 2007, approved in Jubf 2012, retroactively permitted expansion of the Convenience Store kitchen

2012 Drector Review 12007/Tioga Inn Kitchen Expansion

by 316 square feet, noting that the convenience store and gas station had been remodeled on several prior occasions.
Findings of the 2012 approvate presented in Tablé4.

TABLE7-4. 2012Director Review 12007/Tioga Inn Kitchen Expansion

FINDINGS EXPLANATORY MATERIALS

1. All applicable provision| The subject property is approximately 2.35 acres in size, adequate to accommodate t
of the Mono County Generg ONOAOA AZAAO |1 £ EEOCAEAT A@gbPAI OEi 18 4EA D
Plan and Tioga Inn Speciff 0/ OEAO OO0A Q AQEL@@ypkAﬂ)ﬁasstt‘aie(Ev@itbﬁtﬁ)E piitriary land use, and eq
Plan are complied with, and to or less in intensiy OO A E AAO O1 ET AEOGEAOAT OAOGEAx A

the site of the proposed US| The proposed 316 square feet kitchen expansion will provide additional services o
is adequate in size t¢ convenience store/gas station parcel. Due to the lack of a hotel or full service restaur

44 EA

x] OA OPOAAI T ET AT 68 EO [ EOOET ¢ A&OI i OEA 1T OEGCET Al OA@Oh
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Specific Plan

accommodate the use and
accommodate all yards
walls and fences, parking
loading, landsaping and
other required features;

this property, this limited kitchen expansion is permitted by the Planning Director, subje
this Directors Review, as permitted in the Specific Plan. N@iotommercial or retail spac
expansion will be permitted on the convenience store gas station parcel without a revisi
the Tioga Inn Specific Plan.

4EA POIT BT OAA AAAEOETT 1 AAOO OEA 3PAAEEE
envebpe established in the Specific Plan (Figure 7), and meets the minimum pag
requirements of 10 standard vehicle spaces, two bus or recreational vehicle spaces, a
spaces for vehicles towing trailers.

2. The site for the propose
use relates to stets and
highways adequate in width
& type to carry the quantity
and kind of traffic generated
by the proposed use;

The proposed project is located on Vista Point Drive with access to State Route 120
proposed kitchen addition will not create impadis surrounding streets or to Highway 12
The project has existing encroachment permits with Caltrans District 9.

3. The proposed use will ng
be detrimental to the public
welfare or injurious to
property or improvements in
the area in which the
property is located;

The Specific Plan allows for a hotel, full service restaurant, a residential area,
convenience ®re and gas station. The only two uses on the project site at this time ar¢
convenience store/gas station and the residential uses. The hotel and full service rest
have never been constructed. The proposed 316 square foot kitchen expandigmowide
additional services on the convenience store/gas station parcel. Due to the lack of a full g
restaurant on the project site, this limited expansion will not be detrimental to the pu
welfare, and/or injurious to property or improvemeritsthe project area.

4. The proposed use i
consistent with the map anc
text of the Mono County
General Plan and Tioga In
Specific Plan;

The Tioga Inn Specific Plan designates this parcel as Convenience Store/Gas Statior|
provides for a retail sta@ and fuel purchase facility, an apartment, two fuel islands with fi
multi-grade dispensing stations per island for a total of eight pumping stations, a picnic
sited in conjunction with the scenic twout, public restrooms, and parking areas, irditog
spaces for recreational vehicles, vehicles towing trailers, and tour busses.

Mono County Land Use Element, Ch. 36 Specific Plan&eneral Plan 836.60 Specific PI
Amendment states that amendments to a specific plan can be handled through the Dir
Review process if no change in density results and no change in conditions are nec
[Reference to Attachment 1 Ground Floor Plan that shows existing uses and the pro
kitchen expansion]. With DR 200®7, the expansion of 316 square feethe kitchen does
not change the density of the project or change conditions.

This Specific Plan was adopted in 1993 and as of this date, only the Residenti
Convenience Store/Gas Station uses have been developed. In consideration of this g
fact that the Hotel and other Restaurant uses are undeveloped, the increase in footprint
Convenience Store/Gas Station from 6,300 permitted square feet to 6,835 square
(includes the 316 sf kitchen expansion) is considered minor and allowed thi€h8pecific Plarn
area.

5. Improvements as
indicated on the
development plan  are
consistent with all adopted
standards and policies as si
forth in the Land

Development Regulations;

The project is consistent with thBlono BasinArea Plan because it conforms to the polic
encouraging infill development within or adjacent [to] Lee Vining.

Mono County Land Use ElementMono BasinArea Plan:
Objective A: Direct future development to occur in and adjacent to Lee Vining.
Objective D,Policy 3:Focus commercial development within or adjacent to Lee Vining.

The project is consistent with the Tioga Inn Specific Plan because it is located o
Convenience Store/Gas Station parcel and the permitted uses allowed on this parcel.

6. The project is exemp
from CEQA.

a. It qualifies for a Class 1 Categorical Exemption. Class 1 exemptions would allow
additions to existing structures providdtiat the addition will not result in an increase of mg
than 50% of the floor areafdhe structures before the addition, or 2,500 sf whichever is le
b. In addition, an EIR was certified as part of the Tioga Inn Specific Plan approval in 199

DR 12007 CONDITIONS OF APPROVAL

1. The project shall comply with tliequirements of the building Division and Environmental Health.

Inn Specific Plan.

2. All exterior lighting shall be shielded and directed downward to comply with Chapter 23, Dark Sky Regulations andal
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3. The roof and exterior construction shadhtch the existing building store and roof colors.

4. No other commercial or retail space expansion will be permitted on the convenience store gas station parcel withcigm=
to the Tioga Inn Specific Plan.

5. Termination. A Director Review shfminate and all rights granted therein shall lapse, and the property affected the
shall be subject to all the provisions and regulations applicable to the land use designation in which such propertfied el
the time of such abandonment, wheamy of the following occur:

A. There is a failure to commence the exercise of such rights, as determined by the Director, within one (1) year fram
of approval thereof. Exercise of rights shall mean substantial construction or physical altev&piooperty in reliance with the
terms of the Director Review.

B. There is discontinuance for a continuous period of one (1) year, as determined by the Director, or the ex#reisghts
granted.

C. No extension is granted as provided in §31.080.

6. Extension. If there is a failure to exercise the rights of the Director Review within one (1) year of the date of afy@¢
applicant may apply for an extension for an additional one (1) year. Any request for extension shall be filed at le@g)g
days prior to the date of expiration and shall be accompanied by the appropriate fee. Upon receipt of the request faomex
the Planning Division shall review the application to determine the extent of review necessary. Conditions of apprdival
Director Review may be modified or expanded, including revision of the proposal, if deemed necessary. The Planning
may also deny the request for extension. Exception to the provision is permitted for Director Reviews approved conc
with a tentative parcel or tract map; in those cases the approval period(s) shall be the same as for the tentative map.

7. Revocation. The Planning Commission may revoke the rights granted by a Director Review and the property affected
shall be shject to all of the provisions and regulations of the Land Use Designations and Land Development Regy
applicable as of the effective date of revocation. Such revocation shall include the failure to comply with any cg
contained in the DirectoReview or the violation by the owner or tenant of any provision pertaining to the premises for
such Director Review was granted. Before revocation of any permit, the Commission shall hold a hearing after giving
notice thereof to the permitee at least ten (10) days in advance of such hearing. The decision of the Commission
appealed to the Board of Supervisors in accordance with Ch. 47, Appeals, and shall be accompanied by an appropriatg

7.2.5 Tioga Inn Specific Plan Proposg Amendment #3
The proposed '8 Specific Plan Amendment would makew changes to the approved specific plas listed below:

A COMMUNITYHOUSING: Allow up to 150 newcommunity housing bedroomsin up to 100 units(including one
i ATACAO8O OTEO xEOE ObP O1 1T AAAOITI OQ

A GAS ISLANDAIllow construction of ahird gas pump island with new fueling stations, one new undergrougdsoline
storage tank, aroverhead canopy and lighting

A WATER STORAGRIlow demolition of the existing 300,00@allon water storage tankand replacement with a new
300,000gallonwater storage tank on a padcatedin the sameapproximatelylocation asthe existing tank;

A PARKING:Allow additional parking to serveversize vehicles, park &de vehicles, ESTA & Yosemite transit

A INTERNAIACCESSRealignthe road providing access to the existihijitop residential areaand reconfigurdanes and
turning areamear themainentry to eliminate conflict between the hotel and the gatation/convenience store;

A SANITATION & REUSEReplacethe septic tank with a new package wastewater treatment facility includingw
subsurface irrigatiofacilitiesand retention of the existing leach field for disposal of surplus treated water

A PARCEIBOUNDARIESViodify the acreageand boundarie®f the four parcels

A PROPANEReplace the five existing propane tanks (combined 2:5&0on capacity) with aew30,000-gallonpropane
tank to meet demand for onsite heating and offeommercialpropanesalesto arearesidents and businesses.

A EQUIPMENT & PERSONAL4 / 2! ' %d, #11 OOOOAO A 1TAx AOEIAETC EI O O

vehicles and equipment.

Table7-5 provides an overview of approved uses and changes proposed in conjunction with Specific Plamfene#a.

Table 7-5. TIOGAINN EXISTING, APPROVED & PROPOSED LAND USES AND ACREAGES
ACRES | CURRENT USES NOW PROPOSED &
APPROVEL PROPOSE EXISTING LAND USES SUBJECT TO
PARCEL| IN 1993 | ACREAGE LAND USES APPROVED IN 1993 DISCRETIONARY ACTION
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A Open Space A 120room 2story hotel | AChanged parcel boundary ang
1 30.3 26.5 Monument Signs (2) with coffee shop, acreage
swimming pool, banquet AModifications to vehicle
room and gift shop; movement at main access &
A Parking spaces farnsite realignment of road serving
uses existing hilltop housing units
A Signage Plan ANew Package Wastewater
A Septic System Treatment System
A Overflow parking | A Overflow/oversize vehic|  AChanged parcel boundary
2 36.0 321 A Historical Marker parking Aandacreage
A 6 cabin units (no form A Fulkservice ANew community rental housing
approvals) Promontory restaurant with up to 150 bedrooms
A Electric supply shed A Restaurant parking ADay care facilities sufficient to
A Two Water Wells A Maintenance Building | accommodate all onsite youth
A SCE powerlines A Propane Tanks ANet 0.7Zacre gain in Open Spac
A Buried Utility Xing including 130-acre increase in
septic /leach field Open SpacePreserve acreage
A 5 propane tanks with 0.9-acredecrease in Open Space
combined capacity of -Facilities and11.4acredecrease
2,500 gallons in Open Spaceupport
A 30,000gal. propane tank
AElimination of septic tank;
retention of septic leach field
ANew Subsurface Irrigation
System using flows from the
Package Treatment Plant.
A2 Gas Islands (8 fuel A 2 gasislands with 8] A 3rd Gas Pump island with 4
3 2.4 2.4 pumps, canopies, fuel pumps& canopies, |additional fuel pumps, 1 additiong
lighting, 2 underground lighting, 2 underground | undergroundgasolinestorage
gasolinestorage tanks). gasolinestorage tanks. | tank, and overhead canopies &
ATioga Gas Mart A Tioga Gas Mart lighting
AWhoa Nellie Deli A Delicatessen
A8 hilltop housing units | A10Hilltop Housing Units | A Changed parcel boundary
4 5.0 6.8 A One300,000gal A One300,000gal water and acreage
Water StorageTanknear storage tank A Demolition of existing water
hilltop units tank, replacement with nevtank
A1 Cell Tower of same sizén same area
SR 120 NA Included in| Al-ingress & 2egress A Access from SR20 A One new traffic lane added
Easement Parcels 1 lanes toSR120 A Park & Ride Area adjacent to gas station to
and 2 APark & Ride Area enhance interior circulation
Acaltrans ROW
acquisition area
(adjacent to deli)
TOTAL PROPOSED ACRES 67.83 (reduced from 73.7 acres in 1993)

7.3 FORMAT OF TIOGA INN SPECIFIC PLAN AMENDMENT #3
FSEIR §4 (starting on following page) presents the Tioga Inn Specific Plan. The Plan is as originally presented in 1993 with

the following exceptions:
1. HOW CHANGES ARE SHOWRhe previous two amendments were incorporated into the text of the 1993 Specific
Plan through insertions and crossits that were shown on pages provided next to a scanned copy of the original 1993
Specific Plan text. For clarity in this third proposedeardment, the Specific Plan text has been fully retyped, which

5The cell tower was approved by Mono County in Febr2&g7 (Permit # 07BLID0079).

6 Of the 10 hilltop housing units approved in 1993, only 8 wersstructed.
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xEIl Allix 1 1TAEEEAAQGEI T O OI AA OEIi x1 xEOE OEA O40AAE
other document accessibility tools.

2. TEXT FORMATTINGFor ease of comarison, the Specific Plan text provided herein retains the formatting used in
the original documentwith updated section, table, exhibit and pagambers Amendmentsproposed as part of the
Final Subsequent EIROA OE | xiack OIQEEST) @ | skctiohstemainCas approved in 1993 or as modified
in earlier approved amendmenter as proposed in the Draft Subsequent EARJ are shown in plain text. The original
1993 Specific Plan document is contained on pages 1 through 28bhefTioga Inn Spéc Plan and Final
Environmental Impact Reppilay 24, 1993.Tables and Figures that no longer apply (such as the 1993 summary of
impacts and mitigation measureandthe 1993 grading plan) have been deleted.

3. CITATIONS:The amended text does not include citations from the 1993 document unless still relevdifibr@a
Government Code citations have been deleted, and some terms have been replaced with abbreviations (for example,
EIR in lieu of Environmental Impact Rep@R 120n lieu of State Highway 120). Minor editorial changes (e.g., letter
capitalizatiors) are not called out in Track Changes.

4. INFORMATION:Discussion of the Relationship between the Specific Plan and the EIR (84.3.3) has been updated to
reflect the current language of the CEQA Guidelines regarding the relationship between the §Btaifiand the EIR
(as stated in CEQA Guidelines 815166 (EIR as Part of a General Plan)).

74 PROPOSEDNIOGA INN SPECIFIC PLAAMENDMENT #3

74.1 Introduction ®

In the early 1990s, anpalication was submitted to the Mono County Plannimepartment for a multiple use visitor
commercialproject located at the junction of Highways 395 and
XWeo AAETETETC ,AA 6ETEIC EI S I U -
General Plan requires that a specific plan be prepared for t ' ‘r’l NQRTH
project. A Specific Plarequires environmental analysis prior tc a o m}_/:[ME

its consideration by the Planning Commission and Board
Supervisorslt was recognized thathe Tioga Inmproposal ha

the potential to significantly affect the environment. For thij <
reason, an environmental impaceport (EIR)was prepared as i
part of the specific plan. B11993document(as amended), in )}
conjunction with the 2018 Tioga Inn Specific Plan and Dr; j
Subsequent EIRNd the 2020 Tioga Inn Specific Plan dridal ng-

Subsequent ElRrepresents the consolidad specific planand \
environmental impact report. Although both the specific pla
and its ER are being published together, the two are separat
documents.Figure 1 shows the location of Mono County relatiy
to the state of California.

74.1.1 Specific Plans

Once the County has adopted a general plan, it may preps
specific plans to provide a more detailed and systema;

Figure 1: Mono County, California

7 The 1993 EIR and Specific Plan are available onlinehtigs://www.monocounty.@.gov/sites/default/files/fileattachments/
planning_division/page/10062/tioga_inn_sp_feir 05_24 93 with_amendments.pdf
8 As indicated in §3.1, the Specific Plan text has been retyped in its entirety to allow all proposed text amendments tarbeshg
O40AAE #EAT GCAOBHh AT A OF AT AAT A OA@O OAAOAEAO AT A 1T OEAO AT AOI Al
9 The 1993 project approvals included Final EIR certification and approval of the Tioga Inn Specific Plan. Upon appiioegh the
Specific Plan established zawj and the General Plan uses and standards for the projec? skpproved land use designations included
OET OALGRO CEAR IOAOOAOOAT Oho OOAOGEAAT CEAPIDAOCARPOROAEDAPARODOABRBARAT A
spacesOD DI O0O86 3AOA0AT T &£ OEA ADPDOI OAA OBOAO xAOA AAOGATTPAA OI1
convenience store/fuel sales, and the open space uses. The hotel asdrfutle restaurant are scheduled for development in 2023
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implementation of the general plan for all or part of the area covered by the generalplan.

74.1.11 What is aSpecific Plaf?

Although the General Plan and area or community plans usually address land development patterns and standards, a
Specific Plan provides an opportunity for a more precise set of standards and opportunities for development of an individual
parcel or group of parcels. A Specific Plan provides a means by which the County or a group of property owners can develop
alongDAOI AT 1 POAEAT OEOA DPOI EAAO 1T OAO AT A@OAT AAA 101 AAO 1 &
foundin aGeneral Plart! Itsfocus is on theolicies related tdhe development ofa project area.Explanation Inext page

guotes the requirements of California Government Code for Specific Plans.

74.1.1.2 Relationship of the Specific Plan to tigeneral Plan.

The specific plan establishes goals, policies, implementation
measures, development standards, land usedamoning for an
area. Specific lans can be authorized by the Board of
Supenisors or proposed by a private developer. Mono County
and the property ownehaveproposed preparation of thd993
Tioga Inn Specific Plars well as the current 20 Specific Plan

Explanation 1. Contents of a Specific PlanGC §65461)

(a) A specific plan shall include a text and a diagram

diagrams which specify all of the following in detail:
(1)The distribution, location, and extent of the

uses ofland, including open space, within the are

covered by the plan.

(2) The proposed distribution, location, and exten
and intensity of major components of public and privat
transportation, sewage, water, drainage, solid wast|
disposal, energy, and otherssential facilities proposed
to be located within the area covered by the plan an
needed to support the land uses described in the plan.

(3)Standards& criteria by which development will
proceed, and standards for conservation, developmeri
and utilizaion of natural resources, where applicable.

update;andthe proponent (property owner) is responsible for
the costs of preparation, review, and implementation.

TheTioga Inn Specific Plams amendedprovides supplemental
and more detailed policies for the project area. The Mono County
General Plan addressea broad range of development policies
through its various elements. The General Plan, however, does
not provide the level of detail in its policies to establish the
programs needed for complex projects carried out over a number

(4)A program of implementation measures
including regulations, programs, public works projects
and financing measures necessary to carry o
paragraphs (1), (2), and (3).

(b) The specific plan shall includestatement of the
relationship of the specific plan to the general plan.

of years. The Tioga InBpecific Plan provides the policies at a
greater level of detail than the General Plan. The Specific Plan,
however, does not address the individual elements as estaldishe

in the General Plan. For those policies of the General Plan that
are not called otiin the Specific Plan, the provisions of the Mono
County General Plan applin keeping with Government Code
§65461(h)

4EA " AT AOAT 01 Al EAAT OE EAEShdific®BEHRNIOLR AdSidnation ob tBd LeeA/DifglCorimunitd E A
Areamap (Land Use Element, Figure 23). The Specific Plan must be consistent with other goals, policies, and implementing
programs of the General Plan. Specific Plans are incorporated by reference into the General Plan.

10 California Government Code (CGC) §65450 through §65457 states the legal requirements for Specific Plans.
11Elements are the different topics or components of a General Plan that address land use, housing, circulation, and others.
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ToColole smmney 7.4.1.1.3 Relationship between Specifilan and EIR

The State CEQA Guidelinestate in 815166 (EIR as Part of a
General Plan):

NORTH

& i "ﬁ“‘“ O0j AQ 4EA OANOEOAI HRO0H & locaigénerdd OA D A
. plan, element, or amendment thereof will be satisfied by using
E the general plan[...] as theEIRand no separateEIRwill be

required if: (1) The general plan addresses all the points required
to be in anEIRby Article 9 of these Guidelines, arf@) The

ﬁn‘mw . . . - o
. documentcontains a special section or a cover sheet identifying
\’V%o where the general plan document addresses each of the points
\’1 i
R— % required.

LAKES %, (b) Where arElIRrather than a Negative Declaration has been

i
“\| prepared for a general plan, efeent, or amendment thereto, the
‘ & pistor ElIRshall be forwarded to the State Clearinghouse for reviéhe
Wiigure e Lus Wikiing, Kiono:Couny To independence requirement shall apply regardless of whether thHERis
- ‘ prepared as a separate document or as a part of the general
DI AT T 0O AT AT AT O AT AOI A1 080
74.2 Project Description
. a. Location of the Project. The Tioga Inn project site is
s LEE VINING located at the intersectiorof State Highway 12QSR 12pand US
- - Highway 395US 39%at the southern edge of the Lee Vining area
ﬁ?ﬂ? in Mono County. It is located in a portion of the southeast quarter
of the northwest quarter, and the southwest quarter of the
b Ll northeast quarter of Section 14, Township 1 North, Range 26 East

(MDBM). Figure 2h®ws the locatiorof the projectarea inMono
County.

b. Project Objectives The objective of the project is to
provide central Mono County with an inclusive resort facility that
can draw upon nortksouth traffic traveling through Mono County
as wellas Yosemiteoriented visitor traffic traveling over Tioga
Pass. The facility is to provide a complete range of services for the
Mono Basinvisitor including accommodations, meals, vehicle fuel,
supplies, meeting/banquet rooms, and business center fagdliti
The resort hotel is designed to serve both the transient traveler and
those whose destination includes the Mono Lake Basin or Yosemite
National Park. The project is also intended to serve local residents
with meeting facilities, a swimming pool thaan be used by school
swim teams and area swim clubs, and a-fdtvice restaurant.

[Figure 3: Location of subject property

) I D1 AT AT OAGETT 1T £ OEA 3PAAEAEA 01 AT EO ET OAT ARAA O AAA
provision of additional needed motel rooms during peak months, and provision of additional rental housing. Visually, the
objective ofthe project is to blend into the natural setting through careful structure siting, and architecture and landscaping
complementing the environment.

Objectives ofproposed Amendment #3 ar¢l)tO substantially increaseverkforce-housing on the project sitto-—provide
heousingfor employees ofonsite land uses fotel, fullservice restaurant and othgrand offsite land usesin the larger
community; (2)to achieve the development goals of the original 1993 Tioga Inn Specific Plan, adapted to current(Bdeds;
lower energy costs and increase the energynd waterefficiency of existing and future uses on the project site; &#io
maintain onsite infrastructure in good condition and ensure that sizing is adequate to meet existing & future needs.
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C. Tioga InnProject Description. The1993Specific Plan areancompassed3.7acresin gross land areaWith
the 1993 approvals, the project proponestbdividal the propertyinto four parcels of various sizesThe division of land
required atentative parcelmap, whichwas alsgart of the1993Specific Plamproject. Parcel Map 385had previouslydivided
the property into two lots of 63.4 and 10.3 acres on each side of US/A8Bndment #3 would modify the overall project area
and the indivdual parcel acreages as shovimelow in revised Tabl@-6(A); note that the Table Letter reflectsriginal
numbering from the 1993 Specific Plan).

TABLE7-6 (Table A): 199%pecific Planand Proposed Amendment #3 Parcel Sizes
PARCEL SIZE APPROVED ACREAGE PROPOSED IN
IN 1993 AMENDMENT #3

1-Hotel 30.3 27.4
2-Restaurant 36.0 32.1
3-Store 2.4 2.7
4-Residential 5.0 6.8
Total 73.7 69.0

The parcel acreage changes are due to several factors. The acreage of parcels 1 anddRieeaswhen Caltrans purchased
land from the Specific Plan owner for construction of additional lanes on UStB8%3creage of parcel 4 increasetien land
for a cell tower was added to the residential parcel. Further changesmctduring 2018 withthe acquisition from Caltrans
of a portion of the SR 120 rigiuf-way.

Tioga Inn z Hotel and Accommodations. The
hotel (refer to revised Figure 6) is to be located
adjacent to Highway 120 on a relativdvel bench
about eight hundred feet south of the intersection
with US 395 The hotel will contain 120 rooms, a
coffee shop, banquet roomand a small retail gift
shop primarily serving hotel guests. A swimming pool
for hotel guests, with use by the lakschool and area
swimming clubs, is also included. Parking for the
hotel will be south of the structure, screened from
view by the hotel building. Access frdaiR 12@vill be

on a common drive located immediately south of the
parking lot at the bottom & a steep northfacing
slope. The twestory hotel structure will be oriented
in an eastwest direction, presenting an end view to
traffic on SR 12@nd taking advantage of hotel room
views to the north and northeast toward Mono Lake,
and west toward Tiogdass.The hotel roof will be
designed to accommodate the most efficient use of
solar panels.

Full-Service Restaurant A sitdown restaurant is
proposed to be located at the top of a ridgeline about
five hundred feet east of the hotel. The difference in
elevation between the location of the restaurant and
US 3950ffers an opportunity to provide views for
patrons from therestaurant site while screening the
structure from traffic onUS 395 The restaurant will
be built on the flat area on top of the ridge, with a
parking lot screened by the terrain to the south and
access from the same road as the hotelAn
observation dek will flank the northwest and northeast faces of the restaurant taking advantage of the panorama of Mono
Lake, Tioga Pass and Mono Craters visible from that location. The restaurant will include seating for one hundred persons ir
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